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Planning Commission Minutes 
     February 8, 2006 
 
Planning Commission Members Present:  
Harry Armbruster Madelyn Dixon Wayne Printz  Wake Gooden 
Jeremy Ream  Marty Shifflett  Daniel Talbot   
Excused:  Charlotte Shifflett 
Staff Present : Dennis Donachy,  
 
 
Capital Improvement Plan 
 
 General Fund: 


• Dennis passed out copies of the planned CIP Budget 
• General discussion of what each category is and where the finances are coming 


from. 
o Bathroom – being completed this year 
o Furniture – replace Town Hall office furniture 
o Community Center – all money spent here this year 
o Police vehicles – discussed the use of patrol units 


• Remodel Police Offices – when Council moves to Community Center the Police 
Department will take over the first floor. 


• Police Radios – not going to happen this year 
 


Public Utilities: 
• Pentecostal Hill - $1.4 million to be spent out and work completed this year 
• Sewer Plant Upgrade – original guesstimate for upgrade was $2.5 MM, looks like 


it is going to be more like $5-7 MM and going to take three years 
o Preliminary Engineering Report – expect in Nov 2006 


• Life Well Connection – work on re-drilling and placing in service and 
• Roof at Reservoir – replace metal roof on floor 
• Metal Shed –  
• Upgrade water lines – maintenance on line 
• Equipment/Vehicle Replacement  


 
Comprehensive Plan 


• Recommended Changes – all items listed appear to be what the Commission 
wanted to see. 


o 26.  Delete Minutes of Council Strategic work session. 
o Some discussion around the location of the school. 


 
 
 
 
 
 







• Written Goals –  
o 1.  We established the fact that businesses need to carry the tax burden 


instead of the homeowners. 
 Add a item b  
 B.  offer flexible initiatives for alternatives to allow 


business/commercial development 
o 2.  Want to move houses out of business districts and businesses out of 


residential areas. 
o 3.  Need to look at incentives in certain areas that area flexible to certain 


uses and not create liabilities with our zoning. 
o 4.  Maintain Small Town Atmosphere 


 80% single family 
 12% multi family less than 4 
 8% multi family more than 4 


o 5. Ensure development/zoning of property… 
  c. Develop Town standards and work with Rockingham County 


around compatibility issues for development outside of Town 
limits.  


 
Zoning Needs 


• Countryside Market – bring into Town as A1, nonconforming use 
• Catholic Church – zone to B2 to align with surrounding zoning 
• Taylor Property – zone R-8 
• Pham Property – zone R-8  
• Hiram Kite – zone R-8 


o Marty made motion to accept zoning as discussed, seconded by Wake 
and passed 5-0. 


 
Plan Review 


• Pastor’s Cove 
o Lot frontage doesn’t conform to R-2 zoning 


 Lot 1 
 Lot 3 
 Lot 6 
 Lot 7 
 Lot 8 
 Lot 11 


o Cul-de-Sac needs to be 100’ in diameter 
 
Private Streets 


• Clearly Define what a Private Street is 
o STREET, INTERNAL – change to STREET, PRIVATE (page 11023) 


 Defined as - no more than three lots or six dwelling units and must meet 
VDOT standards… 


• Edit 110-709C 







o Each townhouse building shall front on a street. The streets including curbs, 
gutters, and sidewalks… 


 Motion made by Harry to make changes pending legal review, seconded 
by Dan Talbot 


Pathforward(s): 
• Provide an updated version of CIP budget 


o Responsibility:  D. Donachy 
• Schedule updating a Final Draft proposal of the Comprehensive Plan 


o Responsibility:  D. Donachy 
• Set up combined public hearing with Town Council 


o Responsibility:  D. Donachy 
• Make a proposal changing the meeting day from second Wednesday to second Thursday 


o Responsibility:  M. Shifflett 
 
 
 
 
             
Signature/Chair      Signature /Secretary 








Planning Commission Minutes 
     March 8, 2006 
 
Planning Commission Members Present:  
Harry Armbruster Madelyn Dixon Wayne Printz   
Jeremy Ream  Wake Gooden  Daniel Talbot  
  
Excused:  Marty Shifflett 
Staff Present:  Dennis Donachy,  Charlotte Shifflett 
 
 
Capital Improvement Plan 


• State Codes note that the Planning Commission should be informed of  future 
projects. 


  
Comprehensive Plan 


• Written Goals – Discussion  
o  Ensure development/zoning of property… 


  Develop Town standards and work with Rockingham County 
around compatibility issues for development outside of Town 
limits.  


 Rockingham County and the Town share some border property 
which makes it feasible for the two to develop a good relationship 
and pursue keeping it going. 


 
Plan Review 


• Pastor’s Cove 
o Lot frontage does conform to R-2 zoning 


 After a period of discussion and review the Commissioner’s decided that 
no issues exist with the Preliminary Plat. 


 Flow cannot be diverted to another property. 
 May Proffers be changed? No 
 Discussed the fact that developers need to comply with goals listed in the 


Comprehensive Plan.  How we handle water/sewer in the future is very 
important issue.  


o Mr. Donachy will notify the developer. 
 Harry made a motion that the plat be moved to the next phase, 


seconded by Wake. 
 Motion carried: 6-0 vote 


    
Private Streets 


• Clearly Define what a Private Street is 
o STREET, INTERNAL – change to STREET, PRIVATE (page 11023) 


 Defined as - no more than three lots or six dwelling units and must meet 
VDOT standards… 







 The “language” needs to be defined more clearly.  This definition is in 
process and being implemented by Mr. Donachy. 


 The procedure will be sent for the first reading “as is”.  
 
Zoning Permits 


• 2006-14  C & D Investors 
o Requested a lot line adjustment Lots (16-17)  W. Spotswood Avenue 


 Wayne made a motion to allow lot line adjustment, seconded by 
Dan. 


 Motion carried: 6-0 vote 
 


•  2006-13  Randell Snow 
o Request to sub-divide property located @ Clover Ln 


 Wayne made a motion to allow the sub-dividing of property, 
seconded by Harry. 


 Motion carried: 6-0 vote 
  


• Willow Oaks 
o A preliminary plat was presented and was viewed by the Commissioners.   


 George McDaniel presented the following in writing to the 
Planning Commission for the Town of Elkton: 


 
  “In regards to the common area maintenance for the above named subdivision, we 
are in the process of creating the Property Owner’s Association of which will be in place from 
the date the first lot is sold.  I intend to personally head up the Association until at least 50% of 
the Subdivision is complete or until a designated time a responsibility committee can be 
designated.  From the time of the implementation there will be a yearly Association fee for each 
lot for purpose of common area maintenance.  However, it is our intent once the Subdivision is 
complete to turn the roads over to the Town leaving the maintenance limited to sidewalks, 
townhouse parking areas, mailboxes and water retention basin.  Until this time we intend to 
maintain property as we have in the past.”  


o Recommendations were made and will be sent to town council: 
 It was suggested that the front of the buildings face North Street.  


A buffer is requested for the back of houses which preferably 
should consist of trees, greenery etc. so the backyards don’t run 
into the street This will also increase privacy for backyards. 


 The Planning Commission suggests that council may discuss the 
widening of North St between D and F Streets, thus allowing 
traffic to flow out these streets. 


 Rockingham County will require that erosion and sediment 
requirements are met. 


 Proffers may be solicited. 
  Based on ordinances/R 5 stipulations, the Plan meets Codes.  Jeremy made a  
  motion to move forward with the Plan, seconded by Harry. 


 Motion carried: 3-0 vote with Madelyn Dixon and Wake Gooden 
 abstaining from voting.  







 
• Parking B-1 Zone 


o B 1 Zoning lists no parking requirements in the Code Book.  
o (Pg 11083) Code Book lists B 2 Zoning requirements.  


 
• PUBLIC HEARING 


o A Joint Public Hearing will be held with the town council @ 6:00 pm on 
March 20, 2006 to discuss the closing of C Street.  Members are urged to 
attend. 


Path forward(s): 
• Define “Private Street " more clearly. 


o Responsibility D. Donachy 
• Notify the developer that the preliminary plan is being forwarded to the next phase. 


o Responsibility D. Donachy 
• Provide an updated version of CIP budget 


o Responsibility D. Donachy 
 Moved to next month’s meeting 


• Schedule updating a Final Draft proposal of the Comprehensive Plan 
o Responsibility:  D. Donachy 


 Moved to next month’s meeting 
• Make a proposal changing the meeting day from second Wednesday to second Thursday 


o Tabled for now 
 Request each member to provide an alternate night that suits their 


schedule. 
• Solicit proffers from Willow Oaks 


o Responsibility D. Donachy 
• B 1 Zoning parking Requirements 


o Responsibility D. Donachy 
 A request will be submitted to include B 2 parking requirements in B 1 


Zoning. 
 
 


 
 
             
Signature/Chair      Signature /Secretary 
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April 13, 2006 


Elkton Planning Commission 
April 12, 2006  


Revised  
In Attendance: 
 Dan Talbot, Chairman    Harry Armbruster, Commissioner 


Dennis Donachy, Town Manager  Madelyn Dixon, Commissioner 
 Marty Shifflett, Admin. Rep   B. Wake Gooden II, Commissioner 
 
Absent: 
 Wayne Printz, Council Rep 
 Jeremy Ream, Commissioner 
 Charlotte Shifflett, Clerk  
 John Huddle, Rockingham County Assistant Fire Marshall 
 
Agenda: 
 Approval of Minutes – Wake Gooden made a motion to approve the minutes with 
 the changes mentioned in general discussion, seconded by Harry Armbruster. 
 Motion Carried 5-0. 
 
 New Business: 


• Patrick Hensley 305 East Rockingham Street – came before meeting regarding 
his property on West Spotswood Avenue.  Mr. Hensley purchased a piece of 
property that was in a B2 zoning around October to build a home to be sold.  
Subsequently the Planning Commission made changes to the Code of Elkton to 
prevent residential homes from being built in business districts. 


o Much discussion followed about Mr. Hensley’s.  
• George Hensley 203 Ashby Avenue – Mr. Hensley’s son appeared to speak on 


his behalf about the proposed closing of C Street from Terrace Avenue to Ashby 
Avenue.  He passed out two documents (attachments I & II).  


o Barry Hensley said he contacted Dr. John Kidd (Superintendent of 
Rockingham County School) and asked him if him if the School Board 
was interested in the property.  Mr. Kidd said he would get with the 
School Board, gauge their interest and get back with him.  Mr. Hensley 
still has yet to contact him.  


o Mr. Donachy spoke about the background information and insured the 
Hensley family that the Town Council will not land lock any land owner.  
However, in the investigative work he discovered that there was an 
appraisal given on the property.  He noted if the family would share this 
information with the town he would share it with the Rockingham County 
School Board. 


 
 Harry Armbruster made a motion to table this item to allow further 


investigation of impact on adjoining properties, validity of Henry Avenue 
closure and the closure of C Street.  Seconded by Marty and motion carried on a 
vote of 5-0. 
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April 13, 2006 


• Zoning changes – Dan provided us with a starting point for discussion 
around this point: 
o Property that is subject to changes in code that do not require public 


hearings or notification, may, upon approval by town council, be 
grandfathered for a period of 6 months from the date the code change is 
made providing that the following apply: 
1. The change causes a financial hardship for the person who was the 


owner of record at the time of the change. 
2. The property owner was actively pursuing development under the 


previous code at the time of the change.  
 
Much discussion followed around this issue and it was decided that this is a policy issue to be 
developed by the staff and brought back to next months meeting. 
 


• Nonconforming Use - Dan provided us with a starting point for discussion 
around this point: 
o “Single family residences with a B2 zoning can be rebuilt, but not 


modified, in the event of loss providing that the block on which the 
dwelling is located is till predominantly residential in nature.” 


After much discussion it was agreed upon that no one was willing to allow changes to the code 
around Nonconforming Use, item is considered dead. 


 
• Street Closure(s) – Temporary  


o A Street can be closed temporarily if the following apply: 
1. The closure is for a purpose that benefits the town’s population. 
2. The closure does not create long term impact to the adjacent property 


owners. 
3. There is a defined period of closure. 
4. At the conclusion of the closure period the street is returned to a status 


that is at least as good as the original condition by the party that 
requested the temporary closure. 


5. Traffic is not diverted in a manner that would cause undue congestion 
in other areas. 


• Street Closure(s) – Permanent 
o A street or alley can be permanently closed if the following apply: 
1. the Town manager or his/her designated representative must certify 


that the street/alley has no useful purpose to the town or it’s 
residents by nature of current use, zoning, cost of opening, or point 
of origin or destination. 


2. The closure does not create long term impact to the adjacent 
property owner’s 


3. The closure does not cause a parking issue on current streets or 
cause traffic to be diverted in any manner that would cause undue 
congestion in other areas. 


4. Request must be submitted to the Planning Commission for their 
recommendation. 


5. Council will make final determination after a public hearing, legal 
review and recommendation of Planning Commission. 


 (See Attached) 
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April 13, 2006 


• Pete Bonavita’s Rezoning Request –  
o After much discussion, it was determined the issues that need to be 


discussed with Rockingham County 
 This property is outside of the planned growth areas defined in 


Rockingham County’s Comprehensive Plan. 
• The planned growth area has all been brought into the 


town, either through annexation or boundary line 
adjustment. 


 Proffers 
• Waste Treatment plant upgrades, with the additional 


restrictions around nitrogen and phosphorus.  
 Follow town standards and specifications 
 Undesignated space may allow for any type of zoning request 


in the future. Mr. Bonavita needs to clarify what usage is 
intended for the 15 acres currently zoned as A 1. 


 Type of businesses. 
 
Copy of Original Letter: 


April 17, 2006 
 
Rockingham County Planning Commission 
 
Dear Chairman and Commission Members, 
 
Thank you for the opportunity to provide comment on the proposed re-zoning request RZ06-08 for tax parcel 130 
(A) 9.  The Elkton Planning Commission discussed this matter at its April 12, 2006 meeting and is not in favor of 
rezoning at this time.  The reasons for this decision are as follows:  
 
1) As noted in your letter, the area is not located within a designated Urban Growth Area.  It is our 
understanding, that in order for land to be considered for rezoning from Prime Agricultural, it must be within an 
Urban Growth Area. 
 
2) The Town of Elkton has either annexed or boundary line adjusted almost all the area within its 
proposed Urban Growth Area within the last two years. We feel that the Town of Elkton and Rockingham County 
need to evaluate and agree upon a new Urban Growth Area boundary before any additional rezoning is permitted.  
  
3) Since the time the town offered water and sewer services to this developer, the town has completed the 
additional boundary line adjustments with the county, noted above, and has entered into agreements with other 
developers that have brought the town’s sewer system to capacity.  With this increased development and the 
tougher Department of Environmental Quality (DEQ) standards we believe that any future developer needs to 
provide substantial assistance toward upgrading the sewerage treatment plant.  Also the agreement for water and 
sewer was with the stipulation that the developer request a boundary line adjustment and the County agree with the 
request. 
 
4) The master plan and the proposed rezoning do not cover the entire acreage in question, leaving 15 
acres of Agricultural land surrounded by R5 and Business acreage.  We believe that this allows the developer 
leverage and leeway in the future uses of this property which could result in substantially different use than that 
which is currently proposed.  
 
Thank you for the consideration of these points. 
 
Sincerely,  


 
 Daniel R. Talbot 


 Chairman Elkton Planning Commission 
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April 13, 2006 


 
• Woodbridge, Vacating Lot Lines –  


Harry Armbruster made a motion to vacate the lot lines between Lots 68 & 69. Seconded 
by B. Wake Gooden II. Motion carried 5-0. 


 
Old Business: 
 


• Define “Private Street” more clearly 
• (See attached)       


Marty made a motion to accept the definition of Private Street as provided by the Town 
Manager, seconded by Harry Armbruster.  Motion carried 5-0. 


 
• Provide an updated version of CIP budget 
• Make a proposal for changing the regular scheduled meeting day from 


second Wednesday to second Thursday. 
o Marty withdrew his request for schedule change. 


• Solicit proffers from Willow Oaks  
o Proffers didn’t work out well; however, there have been recent 


discoveries that will require the developer to assist in the upgrade of 
the infrastructure. 


 Pathforwards: 
 


• Write a proposal for Street closure, temporary and/or permanent. 
 Responsibility:  D. Donachy   timing: 10-May-06 


 
• Write a policy describing the process used to communicate changes within 


zoning regulations        
  Responsibility:  D. Donachy   timing:  10-May-06 


 
• Schedule an updating a Final Draft proposal of the Comprehensive Plan 


 Responsibility: D. Donachy   timing: 10-May-06 
 


• Write a policy or code to cover vacating of lot lines.    
 Responsibility: D. Donachy   timing: TBD 


 
 
             
Daniel Talbot/Chairman    Madelyn Dixon/ Secretary 
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Elkton Planning Commission 
May 10-2006 


In Attendance: 
 Dan Talbot, Chairman    Harry Armbruster, Commissioner 


Dennis Donachy, Town Manager  Madelyn Dixon, Commissioner 
 B. Wake Gooden II, Commissioner  Jeremy Ream, Commissioner 
 Charlotte Shifflett, Clerk 
 
Absent: 
 Wayne Printz, Council Rep 
 Marty Shifflett, Public Works Director   
 John Huddle, Rockingham County Assistant Fire Marshall 
 
Agenda: 
 
 Approval of Minutes – The April minutes will be revised to include permanent street 
 closings in addition to a letter regarding the Mr. Bonivita’s rezoning request. 
 
 Old Business-   


• Parking Requirements in B1/B2 Business Zone. 
Dan recommended to accept the requirements as written. 
Motion Carried- 5-0 (voice vote) 
 
• Street and/or Alley Closure Policy 


 After a brief discussion: 
• Define the difference between code and policy? 


o A code is established public information 
o A policy is written mainly for internal personnel, including, but not 


limited to Administrative, Planning Commission etc. 
o The Planning commission recommended that this issue be referred to 


Nathan Miller, Town Attorney. 
o Mr. Donachy will re-write and submit as a code. 


 
• “C” Street Closing 


o George Hensley contacted Mr. Donachy with a price quote on his 
property.  In the meantime, the Rockingham County School Board 
withdrew their request. 


 
• Master Plan 
• Mr. Ray Nicely presented a Narrative Statement for Dominion Ridge.  


o Golf course construction should begin in the near future in order to 
take advantage of the 2006 season. 


o Members will given this month to review the Master Plan. 
o Possibly, a Public Hearing may be scheduled in June. 
o Comments will be accepted at our June meeting. 
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April 13, 2006 


• The meeting continued with Commission Members noting their first 
impression after viewing the Plan: 


1. Very well planned! 
2. Surprised at the number of duplexes/townhouses. 
3. Flood Plain discussion. 
4. Fantastic set of plans—good job. 
5. The layout is well designed with streets and townhouses to the side.  


Consideration is needed to bring the overall number of multi-family 
dwellings in line with the proposed Comprehensive Plan.  Currently, 
the ratio is well above what has been proposed as the desired ratio for 
the town.  One section of townhouses needs to be reoriented to face a 
public road. 


6. Architectural ideas would be helpful; photos would be welcome. 
• New Business 


  Comprehensive Plan 
  Dan Talbot/Chairman thinks it is very important to discuss urban growth areas.   


• If land lies in an urban area anyone may come forward to request 
rezoning.   


• Take the Comprehensive Plan into consideration since every 5 years you 
are allowed to make changes. 


• Don’t rule out further annexation.      
  Several locations are: 


1. Wooded area behind the Bible Holiness Church. 
2. The land surrounding East Rockingham Health Ctr., Dick Myers 


and the cement plant. 
  What do we need to do in the future? 
   1. The Town Map should be reviewed to see where water/sewer  
    connections can be made so the town will be able to collect   
    revenue. 
 Pathforwards: 


• Write a proposal for Street closure, temporary and/or permanent.  
 Responsibility:  D. Donachy   timing: 10-May-06 


   Forward to Town Attorney for June meeting. 
• Write a policy describing the process used to communicate changes within 


zoning regulations       
 Responsibility:  D. Donachy   timing:  10-May-06 


   In process 
• Schedule an updating a Final Draft proposal of the Comprehensive Plan 


 Responsibility: D. Donachy   timing: 10-May-06 
   In process 


• Write a policy or code to cover vacating of lot lines.    
 Responsibility: D. Donachy   timing: TBD 


   In process 
• Review the Comprehensive Plan relative to urban growth. 


   Responsibility: Commission Members timing: June meeting 
   New 
 
             
Daniel Talbot/Chairman    Madelyn Dixon/ Secretary 
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Elkton Planning Commission 
June 14, 2006 


In Attendance: 
 Dan Talbot, Chairman    Harry Armbruster, Commissioner 
 Madelyn Dixon, Secretary   Jeremy Ream, Commissioner 
 B. Wake Gooden II, Commissioner  Marty Shifflett 
 Charlotte Shifflett, Clerk 
Absent: 
 Wayne Printz, Council Rep   
 John Huddle, Rockingham County Assistant Fire Marshall 
Guests : Daniel Michael and 2 assistants from Valley Engineering 
Agenda: 
 
Approval of Minutes – The May minutes were approved. 
 
Election of Officers:  Marty Shifflett made a motion to elect officers at this point. 
  


• A motion was made and seconded to keep Dan Talbot as Chairman. 
 Motion Carried- 5-0 (voice vote) 
• Madelyn nominated Wake as Vice-Chairman.  Wake declined the nomination 


noting that due to his work schedule and the fact his term expires in September, 
2006 he could not accept. 


• Jeremy nominated Harry Armbruster, seconded by Marty, to be the new Vice-
Chairman.   


  Motion Carried- 5-0 (voice vote) 
• Marty nominated Madelyn Dixon to remain as secretary, seconded by 
 Jeremy. 


  Motion Carried- 5-0 (voice vote) 
  


By-Laws: 
• A discrepancy exists in the member’s copies of the By-Laws.  Charlotte will pass 


each member a new copy to be positive they have the current revision. 
 
Dominion Ridge: 
Revised Plans: 


• Daniel Michael, Valley Engineering, attended the meeting to answer questions 
regarding Dominion Ridge.  The following changes were made to bring the plan 
into compliance.  


• Row B  “B”  Shortened the cul-de-sac 
• Road “I”  Revised 
• Fire hydrants  Recommendations from Rockingham County Fire 


Marshall, John Huddle addressing the issue of where to place the hydrants 
since they must meet county standards. 


• Town houses on Mt Pleasant Rd will be turned to face the road 
 
Public Hearing: 
Council and Planning Commission will hold a joint public hearing on June 19, 2006 @ 6:00pm 
in the Council Chambers.  Members should attend, if possible.  Dominion Ridge is the topic. 
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Discussion: 
Mr. Michael noted that the plans have been discussed with contractors.  Three or four builders 
will be involved in construction of dwellings.  They noted that the public will be able to tour 
model homes which have been constructed for that intention. 
 


1. How will builders be selected? 
• They are currently in the process of talking to local contractors and some 
 established builders from other areas. 


2. Are plans being made for utilities? 
• Proffers are being discussed. 


3. Is sewage plant capacity under consideration? 
•  Marty stated “The sewer plant has to be re-built to comply with state 


 codes.  This will happen even if developments don’t thrive as expected.” 
•  It was noted that Angler will be giving $300,000.00 from the Elkwood 


 development with the stipulation that it is to be spent on upgrading of 
 the sewer plant only.  


• Currently, infrastructure problems exist in town on old lines.  We need to 
focus on an immediate upgrade.  Marty noted there is some grant money 
authorized and sitting out there for sewer plant upgrades but it might be issued 
on a first come-first serve basis since there are about 200 other towns in the 
same predicament as Elkton. 


• Proffer Money must be shared with Rockingham County as agreed in 
boundary line adjustments. 


• DEQ upgrades must be implemented. 
• Availability fees are going to occur in the future.  This will prevent over-


capacity at the waste treatment plant. 
4. Dan questioned if there are formulas existing in the building industry defining 


issues such as: 
• A way to figure costs per square foot to construct a dwelling? 
• Will there be any turn around time relative to completion? 
• Will any type classification exist as to the type/price of home?  Such as 
 A.B. C. etc? 


Harry expressed an opinion that market values are hard to judge.  You can place a price but the 
seller has no guarantee he will get the amount requested. 


5. There still seems to be too many townhouses/duplexes shown on plan that does 
not meet the ratio written into our proposed Comprehensive Plan. 
•  The number will be returned to the original number which was 356. 
•  The plan has the 10% option which allows an increase or decrease in 


 numbers 
6. A member observed the location of townhouses vs. single family dwellings. 


• After a brief discussion, Mr. Michael noted that the locations may vary  
 from your typical ideas of what it should look like, but is in line with  
 current proposals for this type of development 


 
Marty Shifflett, Public Works Director for the town; made the following points: 


• The plan meets codes and standards set forth by the Planning Commission.   
A decision will not be based upon current or future economic conditions.  
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• A Public Works Director looks at plans through the eyes of a maintenance 
person.  


• Another member suggested you get revenue (from taxes, etc.) once the 
property is developed. 


• We need to keep in mind what the development will look like upon 
completion 


• If the Eastern Bypass is built around Harrisonburg, our town will 
presumably receive an influx in the future. 


 
Dan offered the members several options as follows: 


• Move to make a decision at the next meeting.  Commission has 60 days to 
approve. 


• Regarding the vote, when do we vote? 
o  Response indicated the members would prefer to vote tonight since 


 the Public Hearing On Monday, June 19, 2006 is mostly for 
 Council. 


•   The group was allowed an opportunity to give feedback one more time. 
o  (Gooden) This is a tremendous opportunity for Elkton. Willing to 


 vote tonight or Monday night.    
o  (Dixon)  Overwhelmed by the possibilities of all the growth in the 


 town’s future. She prefers to vote after the Public Hearing. 
o  (Armbruster) The proposed recommendations were followed and 


 implemented.  He noted it should be kept non-political and vote 
 now since it meets codes. 


o  (Ream) Willing to vote tonight. 
•  The majority expressed they prefer to vote tonight. 


 
Jeremy made a motion, seconded by, to approve the Master Plan as presented and pass to 
Council with recommendation of housing number modifications. 
Motion Carried- 5-1 (roll call vote) Yes 


• Madelyn Dixon  No  
 
Old Business: 
The Street Closure recommendation is in compliance.  We now have a code addressing this issue 
Marty moved to accept the ordinance as written, seconded by Dan.  
Motion Carried- 6-0 (voice vote) 
 
New Business: 
The subject of a double wide home placed on a Wirt Avenue lot was in question if it is in 
compliance with codes?  Marty Shifflett was requested to check into the situation.  The 
commission discussed this in detail.  The original request had been given specific guidelines 
based on the fact that it is a small corner lot.  Marty will find the minutes of that meeting.  
Additionally, the commission thought it was very clear in the code that a manufactured home 
could not be designed with a permanent chassis and the home being erected was not in 
compliance with the code.   
Marty will research the items and pass the information along to Mr. Donachy, Zoning 
Administrator. 
 
Charlotte was requested to begin including new Zoning Permits in the packets.  This was agreed 
to and will start with the next meeting. 
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Daniel Talbot/Chairman    Madelyn Dixon/ Secretary 
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Elkton Planning Commission 
 
 September 13-2006 (Revised 10-12-2006) 
In Attendance: 
 Dan Talbot, Chairman    Harry Armbruster,Vice-Chairman 
 Madelyn Dixon, Secretary   Marty Shifflett, Admin. Representative 
 Charlotte Shifflett, Town Clerk 
Guest: Attorney, Tom Miller 
Absent: 
 Jeremy Ream 
 Wake Gooden 
 Theo Pence, Council Rep   
 John Huddle, Rockingham County Assistant Fire Marshall 
Agenda: 
Approval of Minutes – Marty proposed to accept the June minutes, seconded by Harry   
      Armbruster. 
 Motion Carried- 4-0 (voice vote) 
 
Zoning Permit: 
2006-57 Jacklene Dovel Request for Home Occupancy Permit 
Ms. Dovel approached the Commission requesting a Home Occupancy Permit to operate a Hair 
Shop from the residence located at 15758 Morning Dove Ln in Quail Run Sub-Division 
 
After a brief question and answer period the Commission decided to recommend the issuance of 
a permit pending permission by the County Fire Marshall 
 
Marty made a proposal to recommend approval for Ms. Dovel to receive a permit pending 
permission by the Co. Fire Marshall.  She shall place the call.  The proposal was seconded by 
Harry.   
Motion Carried- 4-0 (voice vote) 
 
Zoning Permit Approval: 
Council member Pence, moved at the Council meeting, by the request of the Planning 
Commission, that Dan Talbot sign all permits. 
Vice Mayor, Lee Dearing, stated Mr. Talbot is a volunteer, whereas the Mayor is an elected 
official with Council authorization to serve as Town Manager and Zoning official. 
 
When questioned by Mr. Printz what was the purpose of the motion, Council Member Pence. 
responded that the opinion was Mayor Printz lacked the expertise of a zoning official. 
 
Vice Mayor Dearing argued that the “checks and balances” in the system would be by-passed by 
removing the mayor from the process.  Mayor Printz protested the statement and was willing to  
Debate whoever made it. 
 
There was no second to the motion. 
 
Code Book Changes: 
Town Attorney, Tom Miller, was in attendance and addressed the group on the issue of changing 
text in zoning ordinances. 


• Just because someone in town states it is okay, if it doesn’t comply, it is not okay.  
He noted several examples in other areas where the official signature was in error. 
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• Grandfather is a term for pre-existing, non-conforming use; especially when 
annexation occurs. 


• If you change the text of a zoning ordinance to the extent of reducing residences,  
notices should be mailed to the owner as it shows on the current tax record. 


• Make an effort not to spot zone! 
• In instances, where property is re-zoned, it will never be acceptable to all parties 


involved; however, it could be defined as a “just” law. 
Electrical: 
Electrical issues continue to exist at the Country Inn located on Spotswood Avenue.  Marty will 
be typing up notes addressing current problems 
 
Status: King Construction Phase 5 at Quail Run 
The Planning Commission recommended to deny the request, as presented.  Daniel Talbot signed 
the denial on January 11, 2006.  Mr. Donachy proceeded with the correspondence after that date 
but a hard copy has not been found in the Town Manager files.  There are no official minutes on 
file for January 2006. 
 
Town Attorney, Tom Miller, will be consulting with Benny King and requesting any copies he 
may be able to present to the Planning Commission addressing this issue.  Hopefully, this action 
will clear the issue or at least allow Mr. King to be informed of the next step he will need to take 
in addressing and bringing a resolution to this outstanding issue. 
 
Urban Growth: 
The Planning Commission needs to determine where future growth will be occurring in and 
around the Elkton area.  The Commissioner’s agree that we need an established, recorded growth 
plan.  A decision should be made where to locate the areas and what will be allowed on them.  
The members agreed that a map needs to be inserted in the Draft of the Comprehensive Plan.  
This plan should be submitted for a 20 year time frame so our successors will have guidelines in 
place. 
 
A possible work session date will be scheduled before our regular meeting next month.  
Meantime, Marty will have maps for reference to bring to the work session. 
 
Charlotte is including new Zoning Permits in the packets.   
 
Pathforward: 


•  
 ▫ Marty will issue statement to Country Inn 


•  
 ▫  Tom Miller will consult with Benny King regarding Phase 5 in Quail Run  


•  
 ▫ Marty will get an updated map and bring to the work session for reference on  
  establishing urban growth areas. 
 
 
 
             
Daniel Talbot/Chairman    Madelyn Dixon/ Secretary 
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 October 12-2006 
In Attendance: 
 Dan Talbot, Chairman    Harry Armbruster,Vice-Chairman 
 Madelyn Dixon, Secretary   Theo Pence, Council Rep 
 Charlotte Shifflett, Town Clerk 
Absent: 
 Jeremy Ream 
Agenda: 
Approval of Minutes –Harry made a motion to accept the minutes, seconded by Theo Pence. 
 Motion Carried- 4-0 (voice vote) 
 
Zoning Permit: 
Dan has not received any information regarding Phase 5, Quail Run.  Tom Miller is addressing 
this issue.  
The group reviewed permit numbers: 
2006-61  Storage shed 
2006-62  Electrical upgrade 
2006-63  Addition on existing home 
 
A map was posted defining results of the September 28, 2006 meeting addressing urban growth 
areas.  This map will be a recommendation to be included in the draft of the Town’s 
Comprehensive Plan.  It includes future predicted growth areas for 5 years, 15 years and out to 
25 years. 
Dan Talbot, Chairman, pointed out the areas marked for predicted growth.  It is the 
Commissioner’s intent to establish these guidelines for successors, including future Town 
Council members.  The goal was to make it close as possible when growth occurs. 
 
The map is not ready to present to the Council yet.  The current Comprehensive Plan is an 
adequate history of Elkton due to the fact it does not go into detail as to where we are today. 
 
Planning Commission members need to take a last look before forwarding to Council.  Marty 
needs to take another attempt at it 
 
The floor was opened for further discussion but no comments were made.   
 
Opening: 
An opening exists on the Planning Commission created by Wake Gooden’s resignation.  No 
official statement was received from Wake but members were asked if they had any ideas whom 
they may seek as a replacement? 
 
Revisit: 
634 Wirt Avenue 
Reviewed a copy of the November 5, 2003 minutes addressing issuance of zoning permit for 
property located at 634 Wirt Avenue.  What the acting Zoning Administrator signed a permit for, 
at that time, is not what the Planning Commission passed! 


1) On November 5, 2003 the planning commission agreed that the property in question 
was suited for a home up to 25ft X 65ft in dimension with the 25ft facing Wirt Ave. 
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and acting as the front of the house (an entrance needed to face Wirt Ave). Kenny 
Crawford was in attendance at this meeting and participated in the conversation. 


 
2) On November 6, 2003 Town Superintendent Todd McCoy signed a permit for a 24ft 


X 60ft Modular home to be built on this site using a simple sketch oriented as 
described above.  A modular home is a permitted use for this zoning. 


3) At the September 13, 2006 meeting of the Planning Commission Town attorney Tom 
Miller informed the commission that the residence in question was not supported or 
equipped with a permanent chassis and therefore meets the definition of Modular 
home as set forth in the code book.  


 
The structure sits on (2) 25 foot lots located at the corner lot of 1St   Street/Wirt Avenue.  The 
following are the commissioner’s recommendations:   


1) The council should consider ordering a survey of the lot in question with a detailed 
drawing of where the structure is situated in regards to the lot lines.  This will allow 
all parties to understand the exact nature of the potential infractions and hence make 
the path for resolution clearer. 


 
2) In addition to whatever modifications may be required, based on the finding of the 


survey, the council should consider that an entrance to the structure be located on the 
side facing Wirt Ave. 


 
3) The council should consider other potential zoning volitions that exist in town by 


reviewing all permits issued since 2002 and having a town official field verify that all 
permits were executed to the code that existed at the time of signing for each permit.  
This would assure that the Council is not singling out one individual due to the high 
visibility of the location of the lot in question.  


 
4) The council should consider changing the zoning permit approval process so that the 


property owner is required to stake the corners of the proposed structure & find and 
mark the corner pins of the property prior to applying for a permit.  The zoning 
administrator would then field verify that the stakes meet all set back requirements 
prior to approving the permit.  There should also be a method for reviewing the 
structure prior to the final occupancy permit. 


 
The Planning Commission believes  this issue, and others like it that have arisen over the 
years are evidence of the need for a trained zoning administrator in the town that has the 
policies, procedures and backing to enforce the code.   We look forward to working with the 
Council and future zoning administrators to help put these things in place for the future 
benefit of the town.   


 
446 Wirt Avenue: 
A zoning permit was issued to allow an addition to the existing structure located at 446 Wirt 
Avenue in a B 2 zoning district.  By observation it appears the structure has been altered to more 
than 50% of square footage of the dwelling. 


• Is this addition in compliance for codes existing in B 2 zoning? 
 
504 Wirt Avenue: 
A fence  and porch roof have been constructed at this location in R 5 zoning.   


• Questioned if the resident applied for a zoning permit? 
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The Planning Commission may make a recommendation that Council needs to be aware of other 
non-compliances occurring in town. 
 
Discussion: 


• Town Code does not allow residential in business zones. 
• Special Exception Permit: 


  ▫ An apartment was in existence on Wirt Avenue property when Chapter VI 
   was adopted in 1979.  It was noted that it may be allowed by issuing a  
   Special Exception Permit.  This needs further investigation. 


Pathforward: 
• Tom Miller will consult with Benny King regarding Phase 5 in Quail Run. 


 ▫  Awaiting resolution. 
• Urban growth recommendations 


 ▫ Marty will take a last look at the updated map and bring to the work session for  
  clarification on establishing urban growth areas.  Need to make sure all   
  suggestions are included in addition to being marked correctly. 


• Dan Talbot 
 ▫ Write a letter to Council addressing the issue of the property on Wirt Avenue. 
 
 
             
Daniel Talbot/Chairman    Madelyn Dixon/ Secretary 
 
 








Planning Commission Mtg  
11/09/2005 


Elkton Planning Commission 
Monthly Meeting Nov 8, 2006 


 
Attendance: 
Harry Armbruster, Vice Chair   Theodore Pence*, Council 
Madelyn Dixon, Secretary   Marty Shifflett, Admin Rep 
Jeremy Ream*, Commissioner   Dan Talbot, Chair 
Wayne Printz**, Zoning Admin  
 * Absent       ** Guest  
 
Approval of Minutes: 
 Harry moved to accept minutes from October meeting; seconded by Marty and 
passed 4-0. 
 
Zoning Permit(s): 
 Zoning Permit #71 – Joyce Crawford requests: 


• Subdivision of lot on East Washington (131B4-(3)-B 1 L11). 
o Zoned R4 – requires 6,250 SF lot 
o Two lots of 50’ x 200’ (10,000 SF), current lot is 100’ x 200’ (20,000 SF). 
o Setbacks – 1 side 5 feet; 2 side 15 feet. 
o Will be constructing two stick built homes on permanent foundations, 


one home on each lot. 
Pathforward(s): 


• Need to follow the subdivision process laid out in Town Code 
• This requires the lot owner to provide a final plat for planning commission 


review before proceeding with construction. 
 
Old Business: 
 BPML Properties:  Pete Bonavita, Gary Beatty & Bobbi Horn 


• Pete provided some background information on Downey Knolls. 
• Mayor Printz, Dan & Marty responded and asked several questions. 
• Harry suggested having a meeting between BPML & TOE centered on resolving 


these items. 
 
New Business: 
 Boundary Line Development – Dan wanted to review the letter that was written to 
Rockingham County to attempt to address the issues created by these developments.  Dan 
wanted to review the letter. 


• Item 2 – there valid points about 
o Standards & Specifications on border properties 
o Need to determine WWTP capacity; need to reword to address hookup 


fee’s; and note Pete’s proffers 
• Item 3 – rephrase regarding Rockingham R5 vs TOE R8 


o will focus on border line properties 
 


Comprehensive Plan: 
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• page 59 – change date from 2004 – 2024 through 2006 – 2026 
• Map #4 - #6 


o Need a new legend 
 


Meeting Date 
• Move meeting from 2nd Wed to 2nd Thurs 


 
Harry made a motion to move regularly scheduled meeting from 2nd Wed to 2nd Thursday, 
seconded by Dan and passed 3-1. 








Elkton Planning Commission 
Monthly Meeting Dec 14, 2006 


 
Attendance: 
Harry Armbruster, Vice Chair   Theodore Pence, Council 
Madelyn Dixon, Secretary   Marty Shifflett, Admin Rep 
Jeremy Ream*, Commissioner   Dan Talbot, Chair 
 * Absent       ** Guest  
 
Approval of Minutes: 
Theo moved to accept minutes from October meeting; seconded by Harry and passed 4-0. 
 
• Vacant Position 


o Cathy Morrison – 907 Sixth Street  
 A member of Cemetery Committee 
 Was asked if she were asked to become a member of the planning 


commission would she still like to serve on the cemetery committee.  She 
replied she would like to serve on both. 


 Mrs. Morrison asked what the role of planning Commission; Dan explained 
the role of the Planning Commission   


 Harry asked now that she better understands the role of the Commission; 
what asset would she bring to the Commission.  She replied that her 
husband is a plumber and they have extensive dealings with the County 
Government 


 
Dan made a motion to recommend Cathy Morrison to fill the vacant seat of Wake Gooden; 
second by Harry and passed 5-0. 
 
• Rezoning Issue – Zoning Permit #71 


o After review the zoning permit it was noted that the zoning on the permit shows R4; 
the area is actually R2. 


o Minimum Lot size for R2 is 12,500 SF; the lot sizes after the proposed subdivision 
would be 10,000SF.  If the commission were to allow this lot subdivision to occur, it 
would create four nonconforming lots.  Therefore, the commission would like to 
send this request back to the owner for further review. 


 
• Planning Commission Response to Rockingham County Comprehensive Plan 


o Dan reviewed the need to respond back to the County commenting on the 
proposed changes to the County’s Comprehensive Plan. 


o The Commission reviewed the proposed response in the form of a letter. 
 There was much discussion about the letter, especially paragraph 3, which 


speaks to the need for water & sewer for Elkton/McGaheysville. 
o Harry asked questions around paragraph 1 letter a – we mention 


 
Marty made a motion to accept the draft letter and forward it to the Town Council for 
approval and forwarding to the Rockingham County Planning Commission; seconded by 
Harry and passed. 
 
• Comprehensive Plan 







o Comp Plan was reviewed at the last committee meeting 
 The growth maps were reviewed; would like to change the name of the 


growth maps to “Proposed Land Use Map” 
 
• Request for Utilities for Out of Town Developers 


o Reviewed the application process that the City of Harrisonburg uses when County 
of Rockingham residents  


 
Harry moved to accept in principle the “APPLICATION FOR PUBLIC UTILITIES FROM CITY OF 
HARRISONBURG…” and “City Ordinance 7-2-4” amended for the Town of Elkton with the 
ordinance to include developments within and outside Corporate limits; second by Madelyn 
and passed 5-0. 
 
• Rezoning Signage: 


o Dan explained the situation with Pat Hensley; regarding placing notice of rezoning 
and signage in the newspaper. 


 
Pathforwards: 


o Public notice of rezoning, take a further look at the process    
 responsibility: M. Shifflett   timing: Jan 11, 2007 


o See if council wants us to look into zoning permit application process  
 responsibility: T. Pence   timing: Dec 18, 2006 


o Produce a map to install on wall of council chambers to use for review  
 responsibility: M. Shifflett   timing: Jan 11, 2007 





